
PLANNING COMMISSION REPORT 

MEETING DATE: September 27, 2006  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT Winstar Pro - 4-GP-2006 

 
REQUEST Request to approve a major General Plan Amendment of the Land Use 

Element from Cultural/Institutional or Public Use to Office on a 5 +/- acre 
parcel located at 9909 E. McDowell Mountain Ranch Road. 
 

STAFF 
RECOMMENDATION 

Staff recommends approval of case number 4-GP-2006 to amend the General 
Plan Land Use Element. 
 

RELATED POLICIES, 
REFERENCES 

General Plan 
Environmentally Sensitive Lands Ordinance 
 

OWNER Windstar Pro LLC 
480-538-5474 
 

APPLICANT CONTACT Paul Gilbert 
Beus Gilbert PLLC 
480-429-3002 
 

LOCATION 9909 E. McDowell Mountain Ranch Rd. 
 

SUMMARY OF MAJOR 
ISSUES 

Key Items for Consideration: 
• Impact of potential development on adjacent surrounding land use. 
• Traffic and circulation. 
• Influences on the historic Old Verde Canal. 

 
BACKGROUND Planning Commission August 30, 2006 

This case was presented to the Planning Commission on August 30, 2006. The 
Planning Commission reviewed the history of General Plan changes, traffic 
and circulation, and conceptual future development plans. One neighboring 
property owner spoke about their concerns relative to the development pattern 
which could result from this proposal along McDowell Mountain Ranch Road 
extending west from Thompson Peak Parkway, which could be commercial 
retail/office, multi-family residential, and office use. New information added to 
this report after the August 30, 2006 meeting  is shown in italics. 
 

Context 
This site is located on the south side of McDowell Mountain Ranch Road just 
over one mile east of Pima Road/Loop 101. The intensity of uses in this area is 
generally greater in closer proximity and with direct access to the Pima 
Road/Loop 101. The Horsemans Park properties located along the south side 
of Bell Road east of Pima Road/Loop 101 are developed, zoned, and planned 
for employment uses including offices and limited manufacturing. 
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Located to the west of this site is the City’s WestWorld facility which is a 
premier, nationally recognized equestrian center and special events facility 
serving the local community and visitors.  This facility hosts events such as 
horse shows and competitions, auto auction, circus, music festival, dog agility 
competition, specialty goods shows (e.g., clothing, gems), golffest, and polo 
matches.  In addition, the WestWorld has a recreational vehicle park and 
offers its arenas, barn, and other improvements for daily and short term 
rental. 
 
At the southwest corner of Thompson Peak Parkway and McDowell Ranch 
Road is a convenience gasoline station.  Also to the north and east of the 
subject site, the intensity of development decreases to medium density multi-
family residential apartments/condominiums and low-density single-family 
residential subdivisions.  Schools, a library, a park, and public facilities are 
located east of Thompson Peak Parkway and south of McDowell Mountain 
Ranch Road. 
 
The surrounding land has the following General Plan Land Use Categories: 
• North. Urban Neighborhoods 
• South. Cultural/Institutional or Public Use 
• East. Urban Neighborhoods 
• West. Cultural/Institutional or Public Use 
 
Site General Plan Amendment History 
• March 2002.  The General Plan update was ratified by Scottsdale citizens. 
• September 2003.  Case 3-GP-2003 was submitted for the subject 4-GP-

2006 five-acre property and the adjacent four-acre property to the east.  
The request was to change from Cultural/Institutional or Public Use to 
Employment.  That case was withdrawn prior to any hearing. 

• October 2005.  The City Council approved case 10-GP-2005 on the 
adjacent four-acre property to the east from Cultural/Institutional or 
Public Use to Urban Neighborhoods. 

• October 2005.  The City Council denied case 12-GP-2005, which included 
this subject site and the property to the south, for an amendment from 
Cultural/Institutional or Public Use to Urban Neighborhoods.  There were 
concerns regarding the compatibility of residential use in close proximity 
to WestWorld.  The City Council in their deliberation on that case 
indicated that Service Residential development corresponding to the 
General Plan Office designation might be appropriate for this site. 

 

APPLICANT’S 
PROPOSAL 

Proposed Amendment 
The proposed Land Use designation is Office.  The applicant’s project 
narrative indicates that this development would consist of two-story buildings 
with following land use impacts: 

Impact Existing Land Use 
Designation 

Proposed Land Use 
Designation 

Water Use 13 acre feet/year 33 acre feet/year 
Wastewater 3.5 acre feet/year 13 acre feet /year 
Solid Waste 12 tons/year 92 tons/year 
Vehicle Trips 200/day 732/day 
Employees 24 183  
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STAFF ANALYSIS General Plan 
In examining the Land Use Element of the General Plan the following Values, 
Goals and Approaches should be considered. 
 
Land Use Element Vision Statement 
• Land uses are arranged and diverse to enhance the quality of life and 

ensure long-term prosperity. 
• Land uses must complement each other visually, aesthetically, socially, 

and economically. 
• Conflicting, damaging, or unwanted land uses are avoided from 

compromising the character of a site, neighborhood, or community. 
 
Values 
• Respect for the natural environment. 
• Respect for the existing and historical context of the built environment. 
• Land use and transportation planning that creates logical and efficient 

transportation options and patterns to help connect people to jobs, services 
and amenities. 

 
Goals and Approaches 
Regional Context 
• Recognize Scottsdale’s role as a major regional economic and cultural 

center, featuring business, tourism, and cultural activities. 
 
Citywide land Use Policies 
• Encourage the transition of land uses from more intense regional and 

citywide activity areas to less intense activity areas within local 
neighborhoods. 

• Maintain a balance of land uses that support a high quality of life, a 
diverse mixture of housing and leisure opportunities and the economic 
base needed to secure resources to support the community. 

 
Local Land Use Relationships 
• Provide a broad variety of land use that creates a high level of synergy 

within mixed-use neighborhoods. 
 
Land Use Map Designations 
• The proposed Office designation includes a variety of office uses.  “Minor 

Offices have a residential scale and character, often in a campus setting.  
Minor Office uses generate low to moderate traffic volumes, and could be 
located along collector as well as arterial streets.  They are generally one-
story structures, with at-grade parking. (zoning categories determine 
building heights and setbacks).  Strict development and landscaping 
requirements will protect adjacent residential uses.  Major Offices include 
offices and related uses that have more than one story and may have 
underground parking.  Typically, this use is in and around the central 
business district, other major commercial cores, or freeway interchanges.  
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Arterial roadway access is desirable.  Landscaping and development 
standards for Major Offices vary, depending upon the location of the use.” 

 
• The General Plan Land Use Element designates the property as 

Cultural/Institutional and Public Use.  This category includes a variety of 
public and private facilities including government buildings, schools, 
private and public utilities, and airports.  Private facilities include Taliesin 
West, Scottsdale Memorial Hospital, and Mayo Clinic.  Some areas north 
of the C.A.P. Canal may include a mixture of recreation, tourism, 
destination attraction, equestrian facilities, hotels or resorts, and cultural 
uses serving a large area. The existing land use designation was placed in 
this area to accommodate the WestWorld facility and ancillary or support 
uses.   

 
Assessment of Proposal 
There is no concurrent zoning application filed with this General Plan 
Amendment request. 
 
The proposal is to amend the General Plan Land Use Element to Office.  This 
category includes a variety of office uses.  The General Plan describes Office 
as either Minor Office with less intensity characteristics or Major Office with 
greater intensity characteristics. 
 
Minor Office uses generate low to moderate traffic volumes, and could be 
located along collector as well as arterial streets.  They are generally one-story 
structures; with at-grade parking (zoning categories determine building height 
and setbacks).  Strict development and landscaping requirements would buffer 
adjacent residential uses. 
 
Major Offices include offices and related uses that have more than one story 
and may have underground parking.  Typically, this use is in and around the 
central business district, other major commercial cores, or freeway 
interchanges.  Arterial roadway access is desirable.  Landscaping and 
development standards for Major Offices vary, depending upon the location of 
the use. 
 
There are several existing factors that establish a character for this site and its 
vicinity.  These include planned and established use patterns, natural features, 
and the street network. 
 
The Pima Road/Loop 101 corridor is shown on the General Plan Land Use 
Element Map as a Regional Use District and has a high intensity, concentrated 
mixed-use land use pattern.  That corridor has a concentration of major 
employers, corporate headquarter offices, and manufacturing facilities along 
with commercial retailers.  This area has a regional character and makes up 
Scottsdale’s major employment center by drawing employees, visitors and 
others from other locations in the region. Beyond the Pima Road/Loop 
101corridor, the land use intensity decreases. 
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The area to the southwest is developed and master planned for WestWorld, a 
major event venue with impacts such as traffic, odors, noise, and lighting.  The 
area to the north and northeast is developed with the Horsemans Park and 
McDowell Mountain Ranch single-family and multi-family residential 
neighborhoods.  To the east is a property planned for urban neighborhoods, 
then a commercial site and gasoline service station, and farther east is a public 
facility improved with schools, library, and park. 
 
The on-site character features include the historic Old Verde Canal, natural 
vegetation, and slope descending from northeast to southwest.  The only key 
deviation from that slope pattern is the Old Verde Canal that rises 
approximately 10 feet above the site’s regularly occurring grade.  The Old 
Verde Canal has been substantially maintained in its natural state as properties 
along it develop.  The site is located within the Environmentally Sensitive 
Lands zoning district that encourages preservation of natural features including 
natural vegetation, views to mountains/corridors, and other naturally occurring 
property features. 
 
A hierarchy or system of streets creates the street network that provides 
connectivity between origins and destinations.  This system of streets is 
classified by the function of the street and amount of traffic a particular street 
carries.  Minor streets have less traffic volume and allow greater access; major 
streets carry higher volumes and have limited access.  McDowell Mountain 
Ranch Parkway, located north of this site, is a Major Collector Street.  A Major 
Collector Street provides connections from smaller streets to larger streets.  
Access from parcels abutting Major Collector Streets may occur for 
commercial or multi-family residential land uses. 
 
There are existing Government Land Office Patent Easements (GLO's) on this 
property and the adjacent property to the east that provide access to 
McDowell Mountain Ranch Road for the property to the south (5-GP-2006).  
The undeveloped properties in this area should work together to define a street 
system that will provide reasonable access for all parcels to McDowell 
Mountain Ranch Road. 
 
Potential development on this site will need to respond to the surrounding 
development impacts, site natural features, and the street system.  The General 
Plan’s land use designation for Office is acceptable.  The General Plan 
describes Office as either Minor Office with less intensive characteristics or 
Major Office with greater intensive characteristics. 
 
There is no concurrent zoning application filed with this General Plan 
amendment request.  The City Council, in their deliberation on the 12-GP-
2005 case indicated that the S-R (Service Residential) development that 
corresponds to the General Plan Minor Office description might be appropriate 
for this site.  S-R (Service Residential) allows less intensity of uses and 18-foot 
high buildings.  The zoning district that corresponds to the General Plan’s 
Major Office description is C-O (Commercial Office).  C-O zoning allows a 
greater intensity and variety of land uses and 36-foot high buildings.  This site 
could support either S-R zoning or highly conditioned C-O zoning with 
restrictions on height, intensity of development and limiting uses to those with 
strictly office characteristics. 
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The approval of a General Plan Amendment cannot directly stipulate to a 
specific zoning district.  The purpose of a General Plan is to provide a broad 
policy guide for future development.  The Land Use Element and its land use 
map serve as an indicator for the zoning that could be placed on a property.  
At the time of zoning case submittal and review, a detailed analysis of use 
intensity including development characteristics such as building height, 
setbacks, buffers, and traffic patterns will need to be evaluated to determine 
the most appropriate zoning. 
 
Community Involvement 
A City-sponsored open house for case 4-GP-2006, 5-GP-2006, and 6-GP-2006 
was held on June 5, 2006, from 5:30 p.m. to 6:30 p.m. at the Scottsdale Water 
Campus at 8787 Hualapai Drive.  Eleven individuals attended the Open House 
Meeting.  Most of the attendees were seeking additional information, and some 
voiced concerns regarding potential additional traffic and view corridor 
impacts from office buildings. 
 
 

STAFF 
RECOMMENDATION 

Staff recommends approval of case number 4-GP-2006 to amend the General 
Plan Land Use Element. 
 
 

NEXT STEPS The City Council will consider this request at their October 30, 2006 hearing. 
 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Advanced Planning 
 
 

STAFF CONTACT(S) John Lusardi 
Long Range Planning Director 
480-312-7501 
jlusardi@ci.scottsdale.az.us
 
Kira Wauwie 
Project Coordination Manager 
480-312-7898 
kwauwie@ci.scottsdale.az.us
 

mailto:jlusardi@ci.scottsdale.az.us
mailto:kwauwie@ci.scottsdale.az.us
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